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Z-2479 
CITATION HOMES, INC. 

R1 TO R3 
 
 

Staff Report 
January 12, 2012 

 
 
REQUEST MADE, PROPOSED USE, LOCATION: 
Petitioner, who is the owner and represented by attorney Joe Bumbleburg, is requesting 
the rezoning for 10.701 acres from R1 to R3.  The land is directly east of Copper Beech 
Townhomes on Klondike Road and on the north side of the proposed Cumberland 
Avenue extension, just west of its future intersection with US 231, in Wabash 11 (NW) 
23-5.  Also on this same agenda, petitioner is requesting GB zoning for land directly to 
the south across the Cumberland extension (Z-2480).  
 
ZONING HISTORY AND AREA ZONING PATTERNS: 
The earliest zoning maps indicate this property has always been zoned R1.  There have 
been two failed attempts to rezone this land (or portions of it) to R3.  In 2002, a request 
for R3 was withdrawn (Z-2075) and then later that same year a smaller area was 
petitioned for R3 zoning but was denied by both the Plan Commission and the County 
Commissioners (Z-2094).   
 
The land to the north was rezoned R3 in 1971 for a proposed expansion of an existing 
mobile home park, but the proposed expansion never happened (Z-440).  Land to the 
west was rezoned from A to R3 in 2001 (Z-2037).  The most recent rezone in the area 
was for land on the eastern side of the proposed intersection of US 231 and 
Cumberland.  This land was rezoned from R1 to GB last September (Z-2461); a church 
is located on site.  Large areas of R1 zoning are located to the east and south. 
 
AREA LAND USE PATTERNS: 
The property in question is currently in row crop production as is land to the north and 
east.  Adjacent to the west are student apartments with a private drive that stubs into 
this rezone site.  Wake Robin and Sherwood Forest are single-family subdivisions 
located to the south across the future Cumberland Avenue extension. 
 
TRAFFIC AND TRANSPORTATION: 
These 10+ acres will have access on Cumberland Avenue once built.  According to the 
County Highway Department, the project is on INDOT’s July letting list.  Plans for the 
Cumberland extension include a driveway cut for the subject property.  The owner of 
this site will need to work with the Highway Department for a driveway permit.   
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ENVIRONMENTAL AND UTILITY CONSIDERATIONS: 
Indiana American Water and American Suburban Utilities serve the area; no buffering 
would be required. 
 
STAFF COMMENTS: 
This area of Wabash Township has been zoned R1 since the inception of zoning in 
Tippecanoe County.  Over the years, this area of Wabash Township has seen many 
rezones with subsequent development in the form of single-family homes, mobile home 
parks, student apartments, senior living, and some commercial and light industry.  In 
particular, the trend for student housing developments in this area peaked five to ten 
years ago, shifting students farther away from campus.  Staff has repeatedly said that 
much of this type of development is better suited closer to Purdue where necessary 
services were readily available. In several requests for multi-family zoning in the vicinity, 
staff has written in reports that there is a saturation of student housing, the infrastructure 
here is incomplete and the route of Cumberland and US 231 is unknown, making these 
requests premature. 

With the construction of both US 231 and Cumberland Avenue beginning later this year, 
the area’s road network is now developing and the route is clear.  Additionally, both 
sewer and water services have expanded and grown to serve this area of the township. 
R3 zoning for this triangular-shaped site makes sense because it is surrounded by R3 
zoned property to the north and west and by Cumberland to the south. Additionally its 
small size does not lend itself to single-family development.  The construction of 
Cumberland and US 231 will naturally divide the area into quadrants with lower 
densities to the south. 

What has not changed is staff’s preference for student housing to be located closer to 
campus. We would prefer to see additional student housing develop where urban 
amenities are located; however the R3 zoning staff supports also permits residential 
uses with a target other than students.  For example, with our aging population, assisted 
living and skilled nursing facilities (permitted in R3) would be a natural fit because of the 
many nearby amenities such as the county library branch, the Celery Bog Nature Area 
and adjacent trail system, shopping and grocery stores, and bus service. 

Because of the small size of this rezone, its location with adjacent R3 zoning and two 
soon-to-be major thoroughfares, staff can support this request. 
 
STAFF RECOMMENDATION: 
Approval 

 


